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August 31, 2026 

by Renée R. Russell, Esq.  

In Monmouth County, New Jersey, the sale of homes in the $2 million to $10 
million range is heavily influenced by micro-location, privacy, turnkey condition, 
and property taxes. In coastal enclaves like Mantoloking, Rumson, and Spring 
Lake, proximity to the ocean or riverfront access commands premiums whereas 
inland communities in Colts Neck, Holmdel and Marlboro trade on sprawling 
acreage, elite public schooling, commuter convenience and privacy.  

The most coveted communities boast lower inventory due to low turnover and 
stiff competition among a growing pool of well-heeled buyers for extraordinary 
estates. 

Colts Neck · Holmdel · Marlboro 

The perfect home/estate for you reveals itself in the details—its setting, its 
proportions, its privacy, its land, its architecture, and ultimately, in its potential, 
its ability to fulfill your vision for it and meaningfully enhance your lifestyle. 

For discerning buyers considering New York City’s bedroom communities of 
Colts Neck, Holmdel or Marlboro, the goal isn’t simply to acquire an 
extraordinary residence. It is to find a property whose location, land, character 
and potential align with your vision for living well. While each of Northern 
Monmouth County’s bordering towns offers its own distinct character and 
undeniable charm, the three townships underwent massive transformations from 
their historical agriculture and farming roots to upscale residential hubs for 
professionals commuting into the City, and share highly rated, top tier public 
school systems, proximity to idyllic New Jersey beach communities, and easy 
access to an abundance of shopping and dining options. 

The most considered purchases begin with curiosity, proceed with discipline, 
and are ultimately guided by instinct informed by evidence. 

 

I. Begin With Your Vision, THE LIFE YOU WANT TO LEAD 



Before considering square footage or finishes, consider the experience you want 
your property to provide. 

Perhaps it is the privacy of a long, tree-lined drive. 
A setting expansive enough for a pool, gardens, equestrian pursuits, 
multigenerational living, or staff housing. 
A gracious kitchen designed for quality family time and intimate catch-ups. 
Rooms that transition effortlessly from small informal gatherings to elegant 
entertaining. 
A private office, guest accommodations or a retreat that feels entirely removed 
from the pace of the outside world. 

Begin with the lifestyle, then allow the property to follow. 

Separate what is essential from what is simply desirable. The distinction 
becomes particularly valuable when evaluating exceptional properties, where 
compromise may be appropriate in one area to secure something that, with just 
a few tweaks, suits your identity, elevates your lifestyle and fulfills your vision—
extraordinary land, an exceptional setting or an irreplaceable location. 

 

II. Understand THE ENCLAVE 

Monmouth County's most desirable communities are not interchangeable. 

COLTS NECK 

With its wide-open spaces, picturesque horse farms, and minimum zoning 
requirements, Colts Neck is distinguished by a sense of space, absolute 
privacy and pastoral elegance that is increasingly difficult to recreate. Estate 
properties largely offer substantial acreage, architectural sophistication, mature 
landscapes, equestrian and multi-structure possibilities, and an uncommon 
feeling of seclusion meant to preserve the town’s rural heritage. 

Here, the land deserves as much consideration as the residence itself. You 
won’t find any major highways cutting though the town. Strict zoning ordinances 
have historically kept homeowners and locally owned businesses from 
contending with urban and overdevelopment and chain stores. 

Understand usable acreage, zoning, wetlands, easements, setbacks and the 
property's potential for future improvements before allowing a beautiful house to 
make the decision for you. 



Colts Neck’s median household income (2020-24): $199,573 

HOLMDEL 

Holmdel offers an appealing balance of estate living, natural beauty and 
accessibility housing both the incomparable outdoor amphitheater, PNC Bank 
Arts Center, and its thriving Bell Works “metroburb”, an innovative local, cultural 
and business hub of tech offices, retail boutiques and community spaces, its 
world-class school district, minimum lot sizes, mature landscapes, and almost 
seamless commuter access.  

Holmdel’s varied residential settings and diverse luxury architecture, from 
sweeping mid-century modern estates to grand custom colonials, mean that the 
character of one property can differ considerably from another. For an estate 
buyer, understanding the zoning designation, surrounding properties, 
topography and potential for future improvements is essential. 

The right property should feel private without feeling isolated. 

Holmdel’s median household income (2020-24): $165,013 

MARLBORO / MORGANVILLE 

Marlboro and Morganville offer a broad range of upscale residential settings, 
from established neighborhoods to newer luxury developments and larger 
individual homesites that boast considerable internal square footage, custom 
resort-style exteriors, grand entrances, entertainment-optimized backyards, 
closer proximity and ease of access to an abundance of transportation options, 
shopping, and amenities. 

For the discerning buyer, the opportunity lies in identifying the micro-market 
within the market—where lot, architecture, neighborhood, taxes, condition and 
future potential converge. 

Marlboro’s median household income (2020-24): $186,292 

 

The town may establish the address. 

The immediate setting establishes the experience. 

 



III. Look BEYOND THE RESIDENCE 

The most compelling estate purchases are rarely determined by the house 
alone. A 6,000-square-foot residence on a constrained parcel can offer less 
long-term flexibility than a smaller home on exceptional land. 

Before becoming attached to the interiors and falling in love with the design and 
finishes, examine the property as a whole in the context of your immediate and 
long-term goals. 

Consider: 

The Land 
Acreage, topography, usable grounds, mature trees and privacy. 

The Setting 
Neighboring properties, road exposure, views, approach and overall sense of 
arrival.  

Also, consider the likelihood of future neighboring developments and how they 
may impact the subject property. (A client, John, was intent on buying a home in 
a planned subdivision and had a number of lots to choose from. His ideal lot 
was in a cul de sac backing to the woods. However, due to that lot’s specific 
setback restrictions, John ultimately chose another more sizeable and less 
restrictive lot. A few years later, the subdivision’s owner released a final lot that 
covered most of the woods behind the initial lot in the cul de sac. Today, John is 
overjoyed that the limited setback kept him from being stuck with a lot that 
forces him and his family to see someone else’s more expansive estate directly 
behind his own.) 

The Possibilities 
Pool, pool house, guest accommodations, sport court, gardens, garage 
expansion or future additions. 

The Restrictions 
Zoning, setbacks, easements, wetlands, environmental considerations and deed 
restrictions. 

The Infrastructure 
Utilities, septic and well systems where applicable, drainage, generator, 
driveway and other significant components. 

A property's greatest asset may not be something that can be photographed. 



It may be what cannot easily be recreated. 

 

IV. Assemble YOUR PRIVATE ADVISORY TEAM 

An estate acquisition deserves more than a collection of service providers. 

It deserves a coordinated team whose expertise protects the purchase from 
beginning to end. 

Your advisors may include: 

A Luxury Buyer Representative 
To identify opportunities, highlight red flags and potential drawbacks, provide 
market perspective, structure strategy and negotiate on your behalf. 

Attorneys: Real Estate and Trusts, Estates and Tax Planning Counsel 
To review contracts, title matters, contingencies and the legal implications of the 
transaction as well as advise of various ownership structure considerations. 

A Mortgage or Private Banking Advisor 
To determine the most appropriate financing or liquidity strategy before an offer 
is presented. 

Qualified Inspectors & Specialists 
To evaluate structure, roof, mechanical systems, electrical, plumbing, fireplaces, 
pools and other material components. 

Surveyor, Engineer or Land-Use Professional 
Particularly important when acreage, additions or significant improvements are 
contemplated. 

Insurance Advisor 
To establish appropriate coverage and confirm insurability before closing. 

The purpose of the team is simple: 

To ensure that what captivates you emotionally also withstands scrutiny 
intellectually. 

 



V. Understand THE TRUE COST OF OWNERSHIP 

A sophisticated purchase considers more than the number on the contract. 

Evaluate the property's annual and anticipated costs, including: 

• Property taxes 
• Insurance 
• Utilities 
• Grounds and landscape maintenance 
• Pool and exterior maintenance 
• Snow removal 
• Security 
• Generator maintenance 
• Private road or association expenses, where applicable 
• Well and septic maintenance, where applicable 
• Deferred/needed capital improvements 
• Modernization or renovation requirements 

Two residences at comparable purchase prices can carry dramatically different 
ownership profiles. 

The objective is not merely to plan for the acquisition. It is to embrace the 
ownership experience. 

 

VI. Experience THE PROPERTY—DON'T JUST TOUR IT 

Return to the property. 

Come at different times of day. 
Drive the surrounding streets. 
Listen. 
Observe the neighboring homes. 
Consider privacy in winter when the trees are bare. 
Imagine summer entertaining beneath the trees. 
Picture arriving home after dark. 

Walk the grounds slowly. 



Notice where the morning light falls. 
Where guests naturally gather. 
Where the property feels most private. 

Then ask a more personal question: 

Can I see myself living beautifully here? 

 

VII. Know WHEN THE SEARCH IS OVER 

Properties, even exceptional ones, rarely satisfy every item on a checklist. 

The question is whether the compromises are insignificant compared with what 
cannot be replicated. In other words, do the positives significantly outweigh the 
negatives? Do you look forward to experiencing your life unfold in this space? 

Before proceeding, consider: 

Is the location exceptional? 

Is the land meaningful? 

Does the residence support the way I intend to live? 

Is the property's future potential aligned with my vision? 

Have I thoroughly understood its financial and physical condition? 

And perhaps most importantly: 

If this property were quietly acquired by someone else tomorrow, would I 
wish I had acted? 

If the answer is yes, it may be time to stop searching and begin acquiring. 

 

VIII. Approach THE OFFER STRATEGICALLY 

In the luxury market, the strongest offer is not necessarily the highest offer. 



Price is one component of a larger equation. 

Consider: 

Valuation · Timing · Financing · Deposit · Contingencies · Inspection Period · 
Closing Date · Inclusions · Overall Certainty 

The appropriate strategy depends upon the property, the seller, market 
conditions and competing interest. 

A thoughtful offer communicates something important: 

You recognize the value of the property—and you have the sophistication 
to structure the acquisition accordingly. 

 

IX. Let DUE DILIGENCE CONFIRM YOUR INSTINCT 

Once an offer is accepted, enthusiasm should give way to disciplined and 
deliberate investigation. 

Review: 

TITLE & SURVEY. Confirm boundaries, easements, restrictions and other 
recorded matters. 

MUNICIPAL RECORDS. Review permits, violations, zoning matters and prior 
approvals. 

PHYSICAL CONDITION. Understand the age, condition and remaining useful 
life of significant systems. 

LAND & SITE CONDITIONS. Determine whether the grounds truly support any 
improvements you envision. Examine lot size, usable acreage, setbacks, lot 
coverage limitations. Identify wetlands, floodplains, and other environmental 
considerations. 

FUTURE PLANS. If your vision includes a pool, guest house(s), expanded 
garage, gardens and agricultural pursuits, sports complex, motor court or 
substantial addition, determine feasibility before closing. 

The most expensive surprises are often the ones that could have been 
discovered earlier. 



 

X. Familiarize YOURSELF WITH THE KEY STAGES FROM 
OFFER TO OWNERSHIP 

The Estate Acquisition  

Once the offer is accepted, the transaction moves quickly. Each stage has a 
purpose, and thoughtful coordination can help prevent avoidable surprises. 

01 | OFFER MADE & ACCEPTED 

Prior to viewing your first home, a luxury buyer should be armed with either a 
proof of funds, if buying cash, or a preapproval, if financing, with the lender or 
mortgage professional on call for seller/seller’s agent to verify the buyer’s 
financial ability to complete the acquisition.  

The Buyer’s agent presents your offer using a Standard New Jersey Realtors 
contract and begins negotiations with the seller/seller’s agent until the parties 
reach agreed upon terms. The negotiated terms are documented and the 
transaction moves into the contract process. 

 

02 | ATTORNEY REVIEW 

Immediately following acceptance 

In New Jersey, attorney review is an important early stage of the transaction. 

Your attorney reviews the contract and negotiated terms, advises you regarding 
legal protections and contingencies, and addresses any necessary revisions. 

Do not treat attorney review as a formality. 

This is the moment to ensure that the agreement accurately reflects the 
transaction you believe you negotiated. 

Timing (usually three days upon execution of the contract) and process should 
be confirmed with your attorney. 

 



03 | INSPECTIONS & PROPERTY DUE DILIGENCE 

Early in the contract period 

Inspections should be approached with the same level of care as the acquisition 
itself. 

Depending upon the property, buyers may consider: 

• General home inspection 
• Structural evaluation 
• Roof and chimney 
• HVAC 
• Electrical and plumbing 
• Pool and spa 
• Septic and well, where applicable 
• Radon or environmental testing, as appropriate 
• Termite / wood-destroying insect inspection 
• Fireplace or specialty-system inspections 

For an estate, the objective is not merely to identify cosmetic issues. 

It is to understand condition, risk, remaining useful life, potential and 
anticipated capital expenditure. 

 

04 | MORTGAGE APPLICATION & UNDERWRITING 

Immediately after contract 

If financing, move from pre-approval into the lender's formal underwriting 
process. 

The lender may request updated financial documentation, asset verification, 
income documentation and other information necessary to approve the loan. 

At this stage, responsiveness matters. 

A delayed document can become a delayed closing. 

 

05 | APPRAISAL 



During mortgage underwriting 

For financed purchases, the lender will generally require an appraisal to 
establish an independent opinion of value. 

Luxury properties can present unique appraisal considerations because 
comparable estates may be limited. 

The buyer should understand the lender's appraisal requirements and discuss 
strategy with the lending and real-estate team if valuation becomes an issue. 

 

06 | MORTGAGE COMMITMENT 

Before closing 

Once underwriting is satisfied with the borrower's financial profile, property and 
loan conditions, the lender issues its formal mortgage commitment, subject to 
any remaining conditions. 

Buyers should continue to maintain their financial profile carefully through 
closing. 

Avoid significant new debt, large unexplained transfers or other material 
financial changes without first discussing them with the lender. 

 

07 | TITLE SEARCH & REVIEW 

During the contract period 

The title company or attorney conducts a title search to identify matters 
affecting ownership of the property. 

Depending upon the transaction, this may include review of: 

• Ownership history 
• Liens 
• Easements 
• Restrictions 
• Judgments 
• Open mortgages 
• Municipal matters 



• Other recorded interests affecting title 

Your attorney reviews the title commitment and works to resolve matters that 
must be addressed before closing. 

For an estate, title review should be considered alongside the survey and 
property boundaries, particularly where acreage, outbuildings, private drives or 
easements are involved. 

 

08 | FINAL CLOSING PREPARATION 

Approaching closing 

As closing approaches, the buyer's team coordinates the remaining 
requirements. 

This may include: 

Final loan conditions · Closing disclosure / settlement figures · Certified or 
verified funds · Insurance binder · Title requirements · Closing documents 

The buyer should review final figures carefully and confirm wiring instructions 
through a trusted, independently verified channel. 

Wire fraud is a serious risk in real estate transactions. 

 

09 | FINAL WALK-THROUGH 

Shortly before closing 

The final walk-through is the buyer's opportunity to confirm that the property 
remains in the condition contemplated by the agreement. 

Confirm that: 

• Agreed-upon repairs have been completed 
• Included fixtures and personal property remain 
• The property is substantially in the expected condition 
• No material damage has occurred since the inspection 
• The residence is vacant or prepared for possession as agreed 



The final walk-through is not another inspection. 

It is the final confirmation that the property you agreed to purchase is the 
property you are receiving. 

 

10 | CLOSING 

The acquisition 

At closing, documents are executed, funds are transferred, title is conveyed and 
the transaction is completed. 

Congratulations! You now have the keys to realize your vision.  

 

THE QUIET DIFFERENCE 

The finest estate purchases are rarely about having the largest home or the most 
impressive list of amenities. 

They are about discernment. 

Knowing which location will endure. 
Recognizing exceptional land. 
Understanding what can—and cannot—be changed. 
Seeing potential where others see only presentation. 
And having the patience to wait for the right opportunity, while being prepared 
to act decisively when it appears. 

In Monmouth County, extraordinary properties are often defined by what is 
increasingly scarce: 

privacy, provenance, land and a sense of place. 

The right estate should not simply impress you. 

It should feel destined… inevitable. 

 

Renée R. Russell, Esq.  
Principal,  



Renée Russell Residences                                 

Service You can Trust! 

Monmouth County · New York City 

reneerussellresidences.com 

 

 

This guide is intended for general informational purposes and does not 
constitute legal, tax, financial, zoning, insurance or engineering advice. Buyers 
should consult the appropriate licensed professionals regarding a specific 
property and transaction. 

 


